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2.

REASON FOR REPORT

Councillor Thorne, as Ward Member for Kingsteignton West made a Cat B request
in the event that the application were recommended for approval. The request was
made due to concerns that the application submission underestimated the journeys
to and from the site and on site vehicle parking. Concerns regarding the carbon
management and the use of gas and the issue of energy recovery at Heathfield
Landfill. Concerns regarding the implications for Greater Horseshoe Bats and other
protected species and habitats. Concerns regarding surface water drainage and
flooding. Concerns regarding the need for further gas monitoring as recommended
in Contaminated Land Assessments. Concerns regarding lack of consultation with
residents. Concerns regarding archeology. Concerns regarding pollution.
Concerns regarding the suitability of the site for employment development noting
paragraphs 124 and 127 of the National Planning Policy Framework.

RECOMMENDATION

PLANNING PERMISSION BE GRANTED SUBJECT TO:

a)

AND

b)

1)

2)

3)

4)

5)

consideration of further consultation responses from
a. Highways Officer,
b. Climate Change Officer and
c. Biodiversity Officer,

Conditions covering the following matters and any additional conditions as a result
of the above consultation responses, the precise wording, form and number of
which to be delegated to the Business Manager — Strategic Place.

Full Application and Outline Application Conditions:

Completion of 278 agreement prior to the commencement of development to secure
off site highways works and their implementation

Submission of a phasing plan

Submission of Construction Ecological Management Plan prior to the
commencement of development. CEMP to include provision of protective fencing
around retained trees and other habitats, no night working or if absolutely
necessary, no lighting of the identified Greater Horseshoe Bats flyways and for
pollution prevention measures to be employed

Submission of a Construction Management Plan to include (but not limited to) hours
of construction and noise impact report for construction activities

Submission of a detailed drainage design based upon the approved Flood Risk
Assessment, detailed proposals for the management of surface water and silt runoff
from the site during construction, proposal for the adoption and maintenance of the
permanent surface water drainage system and a detailed assessment of the
condition and capacity of the downstream culvert



6) Submission of details of access, parking facilities, commercial vehicle
loading/unloading area, visibility splays, turning area, parking space and access
drainage

7) Submission of Waste Audit Statement

8) Submission of Travel Plan

9) Submission of details of employment estate roads, footways, footpaths, verges,
junctions, street lighting, sewers, drains, retaining walls, service routes, surface
water outfall, road maintenance/vehicle overhang margins, embankments, visibility
splays, access, car parking and street furniture

10)Submission of a repeat survey for the presence of badgers on the site and
surrounding suitable habitat, with associated mitigation/compensation measures

11)Submission of an Ecological Monitoring Strategy including Light Monitoring

12)Implementation of archeological programme of works in accordance with a written
scheme of investigation to be submitted

13)Development in accordance with Greater Horseshoe Bats Ecological Mitigation
Plan Rev02

14)Development in accordance with Landscape Ecological Management Plan to be
submitted/as approved

15)Provision of access in accordance with 01/PHL-101 Rev A
16)No external lighting other that approved.
17)No external storage on site

18)Use and floorspace restriction to business, general industrial and storage and
distribution uses (Use Class B2, B8 and E(g)) only

19)Reporting and remediation of unexpected contamination

20)The site access to be constructed, laid out and maintained for that purpose in
accordance with the approved plans

21)No vegetation clearance shall take place during the bird nesting season (01 March
to 31 August, inclusive) unless the developer has been advised by a suitably
qualified ecologist that the clearance will not disturb nesting birds and a record of
this kept

22)Compliance with Greater Horseshoe Bat Ecological Mitigation Plan Rev02

23)Waste disposal by means other than burning

24)Noise levels arising from the development should not exceed a continuous sound
pressure level (LAeq 5dB) above the background noise level (LA90) prevailing at
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2.2.

1)
2)
3)
4)
5)

6)

7

8)

9)

the time over any 15 minute duration, at the facade of the nearest noise sensitive
dwellings

Full Application Conditions:

Standard time limit for commencement of 3 years

Development in accordance with approved plans

Submission of details of boundary treatments and hard surfaces
Submission of details of materials

Submission of details of windows, doors and rainwater goods

Submission of details of cycle storage stands and provision and retention of cycle
storage stands

Implementation of approved lighting design to include use of LED bollards nearest
to vulnerable boundaries (southern and eastern) and column mounted lamps where
required with all luminaires to be of warm colour temperature (-3000K) with 0%
Upward Light Output Ratio (ULOR). Implementation and maintenance of hedgerow
planting at 3-4m height in accordance with LEMP and approved landscaping
scheme and implementation of high opacity landscape fabric in accordance with
approved documents. Illuminance levels to be kept below 0.5 lux (vertical plane)
along all key bat corridors.

Provision and retention of parking facilities

Provision and retention of electrical charging bays and passive electrical charging
bays

10)Development in accordance with Carbon Reduction Plan

11)Implementation and maintenance of footpath link from site to Higher Sandygate

12)No windows or other opening other than those approved by this permission to

1)

2)

3)

4)

5)

eastern or southern boundaries of the site.
Outline Application Conditions:
Submission of details of the reserved matters

Reserved matters first application to be submitted no later than 5 years from date of
decision

Development of each phase to be begun before the expiry of 2 years from the date
of decision

Submission of all reserved matters of the development made to the local authority
before the expiration of 7 years from the date of the decision

Development to be in accordance with the approved plans



6)

7)

8)

3.2.

3.3.

3.4.

3.5.

3.6.

Submission of details of a lighting strategy/scheme to ensure that Greater
Horseshoe Bat corridors on periphery of site are to be kept dark and under 0.5lux

Submission of details of parking facilities, cycle storage facilities and electric vehicle
and bicycle charging points

Submission of a Carbon Reduction Plan

DESCRIPTION

The application site is approximately 4ha and is allocated within the Teignbridge
Local Plan for employment development. The site comprises of some areas of
wooded copse and was historically a gravel and sand pit which has now been
backfilled. The uses of the site have a number of potential contamination sources
including a backfilled quarry pit. The site is edge of settlement and fairly rural in
character. The site is located between the A380 and B3193 and wooded areas.
The site is located alongside Babcombe/Sands Copse Quarry.

The site falls within a Strategic Flyway, the Sustenance Zone and Landscape
Connectivity Zone associated with the South Hams Special Area of Conservation
(SAC) for Greater Horseshoe Bats. The site is within the Cirl Bunting Wintering
Zone and the Great Crested Newt Alert Zone.

To the north of the site, the Sand Pit Wood is noted as an unconfirmed wildlife site
due to the presence of mixed plantation and broadleaved woodland. Further to the
west is Lappathorn Copse, also an unconfirmed wildlife site due to the presence of
broadleaved woodland and to the east is Coombe Farm, unconfirmed wildlife site
due to the presence of semi improved neutral grassland. 450m north of the site is
DRBC County Wildlife Site, Babcombe Copse which is described as secondary
broadleaved woodland, broadleaved and conifer plantation. 1km northwest of the
site is DRBC County Wildlife Site, Gappah Brake described as dry heath and acidic
secondary broadleaved woodland with bird interest. Abbrook Pond and Woodland
is 1km south west of the site and is described as pond with broadleaved woodland,
wet woodland, scrub and a small area of unimproved grassland.

Southacre Clay Pits SSSI is approximately 0.7km from the site. Ugbrooke Park
SSSI is approximately 1.8km from the site. Brock’s Farm SSSI and Chudleigh
Caves and Woods SSSI are approximately 1.9km and 2.3km respectively from the
site.

The site falls within the Haldon Ridge and Foothills Devon Landscape Character
Area and abuts the Bovey Basin Devon Landscape Character area. The site is
within the Under Great Haldon Teignbridge landscape character area, the
Teignbridge Landscape Character Assessment considers this area to have
moderate visual sensitivity and high landscape character sensitivity. The overall
strategy for this area is conservation and enhancement.

John Acres Lane, which follows the possible prehistoric Goatpath from Gappah to
the River Teign is listed on the Historic Environment Record — monument reference
MDV46209. Fosterville Lodge and Fosterville Cottage are grade 1l listed buildings
and are located approximately 250-350m north/northwest from the application site.



3.7.

3.8.

3.9.

3.10.

3.11.

3.12.

3.13.

3.14.

3.15.

3.16.

The Sandygate Inn is also grade Il listed and is located approximately 610m south
of the application site in Lower Sandygate.

The site is within the Devon County Council Mineral Consultation Area.

The land is not classed as agricultural land. Ugbrooke Stream is located to the west
of the application site and is a primary river. At its closest it is approximately 54m
from the application site. The area close to the stream is within Flood Zone 2 and 3
but these areas are outside of the application site boundary.

It is proposed to use the existing access to the site as part of the proposal. The
access is off Higher Sandygate which is an unclassified road. This road is weight
restricted (7.5t), is subject to the rural speed limit, has no footpath and use by
vehicles, pedestrians and cyclists has been observed. Higher Sandygate is listed as
an ‘advisory cycle route’ by Devon County Council. Access on to John Acres Lane
from Higher Sandygate is via a private road described as ‘lane opposite Pioneer
Concrete’ on the Council’'s mapping system. The proposals include use of this lane
for access to and from the site on to Clay Pits Way.

Sandygate Pig Farmhouse, a residential property is located 50m west of the site
and is accessed off Higher Sandygate. Further residential properties are located
250m north and 170m south of the site in Fosterville and Higher Sandygate. An
application is currently being considered for a boat storage yard to the south east of
the site, the use has already commenced and the site is occupied. Woodland is
present both within the site and surrounding it. Agricultural land is also present
around the site.

Proposed Development:

The application is a hybrid application and seeks full planning permission for an
employment building and the access road and outline permission for all matters
reserved expect access for four industrial buildings in use classes B2, B8 and E.

The building subject of the full application is 6,263sgm and the buildings subject of
the outline application are 7,432sqm in total. The proposed use classes are B8
(storage or distribution), B2 (general industrial) and E (commercial, business and
service). The submitted Planning Statement states that building subject of the full
application would create / support up to 200 jobs and the building subject of the
outline application between 400-500 additional jobs.

The proposals utilise the existing access to the site and it is proposed that the
majority of vehicular traffic to the site will be via John Acres Lane as opposed to
Higher Sandygate which as existing has restrictions preventing use by vehicles over
7.5 tonnes. The access to the site will be widened to 7m to facilitate two way traffic.
The road within the site is then reduced to 6m and runs parallel with Higher
Sandygate from the north to south of the site.

The proposals include the reconfiguration of the crossroads at the access point to
reflect the future traffic flows.

A 2m wide footpath is proposed within the site connecting the proposed buildings to
Higher Sandygate lane at the southern end of the site.



3.17.

3.18.

3.19.

3.20.

3.21.

3.22.

3.23.

3.24.

3.25.

The proposal includes a path from the south of the development on to Higher
Sandygate lane. The proposed bituminous footway is located along Higher
Sandygate connecting the proposed path within the application site to Higher
Sandygate allowing for an improved walking route to the site from Kingsteignton.

The full planning permission includes 67 parking spaces for employees which
includes 4 disabled spaces and 10 electric vehicle charging spaces. 70% of the 67
parking spaces are also proposed to include ducting beneath for a future connection
for electric charging vehicles should demand arise (passive EV stations). 70 further
parking spaces are proposed to serve delivery vans, visitors and the loading and
unloading of goods. The proposals include 30 bicycle parking spaces within 15 bike
stands. The stands also include ducting beneath for electric charging of electric
bicycle charging should the demand arise in the future.

The outline planning permission includes an indicative layout of 163 parking spaces
which is made up of two parking areas of 70 spaces each and a third parking area
of 23 spaces.

Landscape enhancements are proposed throughout the site and include a new
native hedge, tree line and wildflower rich meadow grass.

The proposal is required to provide a level of biodiversity net gain in accordance
with both local and national policy. Information has been submitted to suggest that
this has been provided on site through the inclusion of native species rich hedgerow
and tree planting and improvements to units of heathland and scrub and grassland
habitats.

Principle of Development:

The application site is located within the settlement boundary for Kingsteignton and
is an allocated site, KS1 Sands Copse within the Teignbridge Local Plan. Policy
KS1 establishes the principle of employment development, for office, general
industrial or storage or distribution uses on the site. Alongside employment
development, the policy notes that the development of this site will include traffic
management in Higher Sandygate to avoid goods vehicles from accessing the site,
a network of green infrastructure to improve accessibility by non-car modes of
transport and opportunities for biodiversity, strategic landscaping measures,
investigation of the potential of the site to connect to any energy recovery facility at
Heathfield landfill site and a bespoke Greater Horseshoe Bat Mitigation Plan. Each
of these matters are dealt with in the following paragraphs.

Paragraph 8 of the National Planning Policy Framework states that to achieve
sustainable development the planning system has three overarching objectives,
economic, social and environmental. The economic objective is to ‘help build a
strong, responsive and competitive economy’.

Policy S3 of the Teignbridge Local Plan states that the Council will promote an
improved balance of jobs to working population by positively supporting business,
general industrial and storage and distribution development in sustainable locations
to create jobs. Following on from this policy EC1 notes that to support job creation
in settlements, office, general industrial and storage and distribution developments
will be acceptable in principle within defined settlement limits.



3.26. Due to changes within the Use Classes Order 1987 in 2020, employment use
classes now fall both within Class B and Class E. Class B uses include B2 (general
industrial) and B8 (storage or distribution). Class E uses include retail, sale of food
and drink for consumption on premises, the provision of financial, professional and
other appropriate services in a commercial, business or service locality, indoor sport
and recreation or fitness, provision of medical or health services, day nurseries or
day centres and offices for operational or administrative functions, research and
development of products or processes and industrial processes that can be carried
out in a residential area without detriment to amenity. Policy KS1 of the Local Plan
refers to the site as being allocated for employment uses which are described as
office, general industrial or storage and distribution uses. Policy KS1 also notes
that support will also be given to employment generating used provided that they
are compatible with the immediate surroundings and do not conflict with town centre
uses. Whilst this support is noted, with the site being outside of a town centre and
in the absence of information to justify alternative employment generating uses, as it
stands this site would not be considered suitable for other forms of development
listed within Class E. For this reason a condition has been included to restrict the
site to Use Class B2, B8 and E(g).

3.27. Inline with policies S3, EC1 and KS1, the principle of employment development on
this site is considered acceptable.

3.28. Highways and Transport Considerations:

3.29. As noted above, the site is accessible via Higher Sandgate, an unclassified road
and John Acres Lane, a private road. Higher Sandgate is subject to a restriction
preventing vehicles over 7.5 tonnes from using it. The applicants have rights of
access over John Acres Lane which is not subject to a weight restriction (primarily
being built to serve vehicles associated with the quarry). Information has been
submitted that confirms that the applicant has control over the land required to gain
access to the public highway.

3.30. Itis proposed that the existing staggered crossroads which are formed at the quarry
entrance and junction of the private road with Higher Sandygate will be
reconfigured. The access road on to the application site will be widened to 7m to
facilitate two way traffic and a footpath is proposed serve the site at the southern
end of the site continuing along Higher Sandygate.

3.31. Paragraph 110 of the NPPF requires, that in assessing developments, it is ensured
that a safe and suitable access can be achieved, that opportunities to encourage
sustainable transport are taken and that the design of streets and the impact of the
development on the highway can be cost effectively mitigated.

3.32. Paragraph 112 of the NPPF requires that development should give priority to
pedestrian and cycle movements followed by access to public transport. Secondly
it requires that the needs of people with disabilities are addressed in relation to all
modes of transport. In addition it notes that places should be created that are safe,
secure and attractive and minimise conflicts between pedestrians, cyclists and
vehicles and that access should allow the efficient delivery of goods and access by
service and emergency vehicles. Finally reference to made to the need for
developments to be designed to enable electric vehicle charging in safe, accessible
and convenient locations.



3.33.

3.34.

3.35.

3.36.

3.37.

3.38.

3.39.

In accordance with paragraph 113 of the National Planning Policy Framework
(NPPF), the application is supported by a Transport Assessment and a Framework
Travel Plan.

Policies S1, S2 and S9 of the Teignbridge Local Plan include similar provisions
including giving priorities to sustainable transport modes to minimise dependence
on the private car, providing and improving cycling and walking links, minimising the
negative impacts of transport, assessing road safety and congestion and supporting
infrastructure for electric vehicles.

Policy KS1 of the Teignbridge Local Plan includes reference to traffic management
in the Higher Sandygate area to avoid impact from good vehicles entering the site
and a network of green infrastructure to improve accessibility by non-car transport
modes and provide connections with existing communities and routes.

The application suggests that the majority of vehicular traffic associated with the
application site will access it via John Acres Lane. There are however no
restrictions proposed that prevent Higher Sandygate being used as a point of
access for vehicles under 7.5 tonnes. The submitted Transport Assessment
however suggests that the development will only be expected to generate a
maximum two way peak hour movement of around 133 vehicles which is equivalent
to approximately two vehicles per minute. These movements could be expected to
be shared between the two access points, with John Acres Lane offering a more
favourable route. This would therefore suggest that vehicle numbers through
Higher Sandygate are unlikely to be substantial even at peak times.

The proposal includes the retention of the 7.5 tonne weight limit to Higher
Sandygate. No other traffic management measures are proposed on this road to
discourage its use by goods or other vehicles, some of which could be under this
weight limit. It is however noted that as a route, access via John acres Lane is
likely to be more favourable for private vehicle users being wider, generally free of
parked vehicles and it provides a quick and more direct access to the B3193.
Irrespective of the omission of any purpose built traffic management measures, it is
also recognised that vehicles that park in Higher Sandygate offer informal traffic
management which naturally slow vehicles and are likely to discourage its use as
an access road to the development. There are also opportunities for the end users
of the site to discourage employees and visitors from using Higher Sandygate as an
access route through the implementation of a Travel Plan. A condition for a travel
plan for each of the units prior to occupation has been recommended.

In light of the above, the increase in vehicle movements as a result of the
development can only be expected for an allocated site and the lack of formal traffic
management measures is not considered to be so significant as to warrant the
refusal of the application. This consideration takes into account the trip rates
associated with the development, the existing formal and informal traffic
management measures and the inclusion of a condition requiring a travel plan for
each of the proposed units which collectively are considered to help mitigate the
potential transport related impacts of the development.

As above, both national and local planning policy requires development to prioritise
walking, cycling and public transport ahead of private car use. This application
includes measures to improve walking routes from Kingsteignton through the
inclusion of a footpath on Higher Sandygate lane and through the development



3.40.

3.41.

3.42.

3.43.

towards the proposed units. The development also proposes cycle storage facilities
and a commitment has been made to provide a Travel Plan prior to the occupation
of each of the units, which will also be secured by a condition. Electric vehicle and
electric bike charging facilities have also been proposed.

Whilst these provisions are welcomed there has been some debate throughout the
course of the application about the need for new and improved cyclist and
pedestrian access provision particularly to and from the north of the site. This has
been noted in both comments from Green Infrastructure Officers and the Highways
Officer. As above policy KS1 allocates the site for employment development
including a network of green infrastructure to improve accessibility by non-car
transport modes. The submitted Road Safety Audit (RSA) refers to pedestrians and
cyclists visiting the site from the north and the implications of this. Within the
application submission it is suggested that, due to the site’s location in relation to
the nearest towns and the road/footway/cycle network between them, that cycling
and walking to and from the development site is unlikely to be an attractive option
for employees and visitors to the site unless they are experienced cyclists. This
point has not been contested by the Highway Authority. The submitted information
suggests that this is especially the case for trips to and from towns to the north,
which are in excess of 2km from the application site, where an off road route is not
available for the entirety of the journey. It is also noted that Manual for Streets
confirms that the most likely upper limit that walking would replace vehicle trips is
2km. Further, the application submission notes that to walk or cycle from the
application site to the north would require walking along existing busy, unlit roads
without a continuous footway provision. The Highway Authority has confirmed that
there are no established projects to improve cycle provision along the B3193 further
and that land ownership issues together with the number of accesses along this
distance would make further cyclist provision difficult to achieve.

As an alternative route to the site for cyclists and pedestrians, a route also exists

through rural lanes to the site from settlements to the north. These do not include
separate cycle provision and as such would not be dissimilar to the existing cycle
provision to and at the application site.

For the reasons set out above, the application submission suggests that
walking/cycling to and from settlements to the north would not be a favourable or
safe option for employees or visitors to the application site. The Highways
Authority has confirmed that they are in general agreement with these points and
there are therefore on balance no reasonable highway alterations available to
improve this situation and support the scheme.

To the south of the application site, the application submission suggests that there
is a good network of footways and shared space routes to allow sustainable active
travel from Kingsteignton and Higher Sandygate. To facilitate walking, a footpath is
proposed from Higher Sandygate and in to the development site. Although this
footpath will require pedestrians to cross the highway at points it would still
represent an improved route for pedestrians. A concern has been raised within the
Road Safety Audit that relates to the width of the footpath. The width is 1.5m and
the RSA states that ‘ideally’ the footpath should have a width of 1.8m. The minimum
required width for a footpath is 1m and the proposal exceeds this. To increase the
width of the footpath would lessen the width of the carriageway which would not be
a suitable option. The Highway Authority have accepted the proposed footpath but
have commented that a ‘pedestrians in road’ sign to the north of the footpath access
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3.45.

3.46.

3.47.

into the application site would further improve the situation. Similarly a need for
tactile paving has also been noted within the RSA and the Highway Authority.
These issues can be dealt with by a S278 agreement/condition.

The application submission has suggested that the proposed on site hoggin
footpath would not be suitable for cyclists and the RSA has recommended that the
footpath be designed to facilitate its use by cyclists as well. The Highway Authority
has commented that hoggin footpaths can be suitable for cyclists and it would be up
to the cyclist as to whether they utilise this off road route as opposed to the on road
route along Higher Sandygate. The application submission suggests that cyclists
travelling from the south may also choose to utilise the rural lane network to access
the development site and as these are not dissimilar to others in Devon this would
not be problematic. Higher Sandygate is noted as an ‘advisory cycle route’ on the
DCC Interactive Cycle Map and as such is established as a suitable route for active
travel as existing.

As above, measures are proposed which would improve the current situation for
pedestrians and cyclists and encourage employees and visitors to utilise alternative
modes of travel other than the private car. It is difficult to argue that such measures
would go as far as to prioritise sustainable modes of travel above the private car.
However, it is considered that the location of the development which has been
established through the Local Plan allocation together with other matters such as
land ownership and the existing highway network limit the scope for further
measures to be provided by the applicant. In addition, as has been put forward
within the application submission, the existing highway network would facilitate a
cycling route should employees/visitors to the site wish to cycle to/from nearby
settlements. Should this be a favourable option, the application submission
includes measures to encourage cycling and walking such as cycle storage,
employee showers (full application) and a commitment to a travel plan. On balance
the proposal is considered acceptable in terms of supporting active travel modes.

It is noted within the comments from the Highway Authority that the visibility at the
access needs to be confirmed and that this can be agreed post decision at S278
stage. The Highway Authority has adequate confidence that an acceptable level of
visibility can be achieved as vehicle speeds along this road are considered to be
low and therefore has accepted that this information can be provided at a post
decision stage. However Officers considered that further assurance is required pre-
decision and has requested additional information. This additional information has
now been submitted and is currently being considered by the Highways Officer.
This recommendation is subject to consideration of these comments and this
additional information. Member will be updated on this matter at the Committee.

Parking is proposed on site to serve the development subject of the full application.
Parking is also proposed on site to serve the development subject of the outline
application but this will be formalised through future reserved matters submissions.
The full planning permission includes 67 parking spaces for employees which
includes 4 disabled spaces and 10 electric vehicle charging spaces. 70% of the 67
parking spaces are also proposed to include ducting beneath for a future connection
for electric charging vehicles should demand arise (passive EV stations). 70 further
parking spaces are proposed to serve delivery vans, visitors and the loading and
unloading of goods. The proposals include 30 bicycle parking spaces within 15 bike
stands. The stands also include ducting beneath for electric charging of electric
bicycle charging should the demand arise in the future. The outline planning
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permission includes an indicative layout of 163 parking spaces which is made up of
two parking areas of 70 spaces each and a third parking area of 23 spaces.

The Local Plan does not include parking standards except to state within policy S9
that new developments should provide appropriate parking for bicycles, cars and
other vehicles. Guidance recommends that a safe and secure location protected
from the weather for the storage of bicycles is provided for about 15% of
employees. It is also recommended that showers and changing facilities be
provided for employees where there are over 20 members of staff. Comments from
Green Infrastructure Officers also recommend the inclusion of shower facilities to
further encourage sustainable travel modes.

As detailed within the submitted Transport Assessment, TRICS trip rates have been
used to determine the likely parking accumulation at the application site. The data
indicates that the outline application will have a peak parking accumulation of 80
vehicles and the full application will have a peak parking accumulation of 67
vehicles. Peak parking period for both sites is noted as being 0900-1000. This was
analysed further to suggest that the development will have, on average between
50-55% occupied at any one time with spare capacity to allow for higher fluctuation
in car park occupancy and to provide spaces for visitors, delivery drivers and for the
loading and unloading of goods. The number of parking spaces for the building
subject of the full application is considered sufficient. Similarly the number of
parking spaces indicated to serve buildings subject of the outline application are
also considered sufficient and provide assurance that a building of the size
indicated with appropriate parking levels can be accommodated within the site.

As above 30 bicycle storage spaces are proposed to serve the building subject of
the full application. The submitted Planning Statement states that this building
would create up to 200 jobs and the building subject of the outline application
between 400-500 additional jobs.

Details of cycle parking for the outline element of the scheme can be given further
consideration at reserved matters stage.

Policy S9 of the Local Plan refers to the need for development proposal to be
designed to support infrastructure for electric vehicles. The proposal includes 10
electric vehicle parking stations. The proposal has been welcomed by the Council’s
Climate Change Officer however he noted that the coverage of electric vehicle
charging will need to be increased to ensure that at least one electric charge point
is installed per construction phase plus the provision of passive electric vehicle
charging infrastructure in at least one in five car parking bays including disabled
bays. In light of this requirement the Officer has recommended the inclusion of a
condition requiring an increased level of electric vehicle charging. In response to
these comments the applicant has proposed to include passive EV charging via the
provision of ducting to 70% of parking spaces including disabled spaces. This
information is currently being considered by the Council’s Climate Change Officer
and Members will be updated at the Committee.

Subiject to the inclusion of a condition relating to electric vehicle charging points
and/or consideration of comments from the Council’'s Climate Change Officer, the
proposals are considered acceptable and in accordance with policy S9 of the
Teignbridge Local Plan.
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Biodiversity Considerations:

The site falls within the Sustenance Zone and Landscape Connectivity Zone
associated with the South Hams Special Area of Conservation (SAC) for Greater
Horseshoe Bats. The site is also within the Cirl Bunting Wintering Zone and the
Great Crested Newt Alert Zone.

There are unconfirmed wildlife sites to the north, Sand Pit Wood (mixed plantation
and broadleaved woodland), west, Lappathorn Copse (broadleaved woodland) and
east, Coombe Farm (semi improved neutral grassland. North of the site is a DRBC
County Wildlife Site, Babcombe Copse (secondary broadleaved woodland,
broadleaved and conifer plantation) and northwest of the site is DRBC County
Wildlife Site, Gappah Brake (dry heath and acidic secondary broadleaved woodland
with bird interest). Abbrook Pond and Woodland is south west of the site and is
described as pond with broadleaved woodland, wet woodland, scrub and a small
area of unimproved grassland. Southacre Clay Pits SSS1, Ugbrooke Park SSSI,
Brocks Farm SSSI and Chudleigh Caves and Woods SSSI are all less than 2.5km
from the site.

Paragraph 180 of the NPPF requires that when determining planning applications,
local authorities apply certain principles including refusing development when
significant harm to biodiversity cannot be avoided, adequately mitigated or
compensated for.

Policy EN8 requires that decisions on development are taken in light of
proportionate biodiversity information and assessments for the site, seek net
increases in biodiversity, investment in habitat management and creation, minimise
fragmentation and maximize opportunities provide improved habitats, apply policy
ENO to the protection, mitigation and compensation and recognise ecosystem
services. Policy EN9 and EN10 relates to protecting and enhancing existing areas
of biodiversity and geodiversity and habitat regulation assessments in relation to
European Wildlife Sites. Policy KS1 of the Local Plan requires the submission of a
bespoke Greater Horseshoe Bat mitigation plan to be submitted and approved
before permission can be granted at this site.

The application site is located within the Sustenance Zone for the Chudleigh Caves
and Woods SSSI designated roost and is situated 1.9km south east of the roost.
Without consideration of any proposed mitigation measures it is considered that the
proposal could cause loss, damage or disturbance, to a potential Greater
Horseshoe Bat (GHB) commuting route and foraging habitat within a sustenance
zone and therefore could have a likely significant effect on the South Hams SAC.
An Appropriate Assessment (Habitats Regulation Assessment HRA) has therefore
been considered necessary and has been completed.

The applicant has put forward mitigation proposals to prevent a likely significant
effect. The mitigation proposals have been split in to construction phase mitigation
and operation phase mitigation.

The construction phase mitigation includes the submission of a Construction and
Environmental Management Plan (CEMP) which will include the provision of
protective fencing around retained trees and other habitats, including important bat
flyways, no night working or if absolutely necessary, no lighting of the identified
GHB flyways and pollution prevention measures to be employed to ensure no
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pollution on important bat flyways. The requirement for a CEMP has been included
as a condition.

The operation phase mitigation includes the maintenance of GHB flight lines by
design and orientation of the development and the establishment of a new hedge
and inclusion of high opacity landscape fabric in specified locations. In addition a
sensitive lighting design is proposed, which includes external lighting by LED
bollards nearest to vulnerable boundaries and column mounted lamps where a
greater spread of light within parking and marshalling areas is required. All lighting
is to be of a warm colour temperature with 0% Upward Light Output Ratio (ULOR).
New hedgerow planting is proposed in areas which are at risk of permanently
installed lighting as well as transient lighting disturbance from car headlights. This
planting will link into the existing restoration plan planting beyond the southern and
eastern site boundaries. The planting will be augmented by the addition of high
opacity landscape fabric around the car parking areas along the eastern and
southern boundaries of the site. The hedgerows will be native species and
maintained at a minimum 3-4m height to act as a light barrier. Modelling of lighting
within the area of development demonstrated compliance with the requirement to
keep luminance levels below 0.5 lux along all key bat corridors.

It is noted that lighting modelling required no windows on the elevations of the
buildings alongside the boundaries. A condition preventing windows on these
elevations of the full application building has been included within the
recommendation. Future reserved matters applications will be required to be in
accordance with mitigation measures set out within the HRA.

Details will be required at reserved matters stage for the outline element of the
application to demonstrate that the GHB corridors on the periphery of the site are
kept dark and under 0.5 lux and is future proofed against future lighting such as
security lighting.

A Landscape and Ecological Management Plan (LEMP) will be required by
condition and must include details of species specification and management. A
LEMP has recently been submitted in support of the application and is currently
being considered by the Biodiversity Officer. Members will be updated at the
Committee. In addition an Ecological Monitoring Strategy will be required by
condition and will secure long term compliance monitoring of mitigation measures
on and around the site, to provide early warning of the need to implement timely
remedial action where mitigation measures are not functional. Light monitoring will
also be required as part of the Ecological Monitoring Strategy to ensure that the
light levels within the designated areas remain at, or below 0.5 lux and that the
development works have not therefore resulted in an unacceptable impact upon
identified GHB habitats. Remedial measures will be required in the event that light
levels exceed 0.5lux.

Within the Appropriate Assessment HRA, Teignbridge District Council, as
competent authority has therefore concluded that, provided the mitigation measures
are secured there will be no adverse effect on the integrity of the South Hams SAC
or Dartmoor SAC alone or in combination with other proposals or projects. Natural
England has confirmed that they concur with this conclusion. Subject to the
inclusion of conditions securing the detailed mitigation, the proposal is considered to
be in accordance with policies EN8, EN9, EN10 and KS1 of the Teignbridge Local
Plan.
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Within the application submission, information relating to Dormice, Great Crested
Newts, Badgers, Cirl Buntings, nesting birds and reptiles.

The submitted Dormice survey confirms the presence of Dormice onsite and they
have been assumed as present within all suitable habitat. There is however no
habitat suitable for Dormice within the central flat section of the site (the location of
the development). As mitigation for any negative impact of the development both in
construction and operational phases, a lighting plan has been submitted and will be
implemented to avoid impacts upon this nocturnal species.

The site is located within a Great Crested Newt consultation zone with the nearest
record being approximately 2.2km to the north west of the site. The pond on site
was tested for the presence of Great Crested Newt and was negative for this
protected species. Terrestrial habitats within the centre of the site are dominated by
sparse vegetation and has been considered unlikely to support amphibians
including Great Crested Newts during their terrestrial stage. The Biodiversity Officer
has confirmed that there is unlikely to be any impacts on these species as a result
of the development.

No setts or evidence or Badger activity were observed within the survey area,
however it is considered likely that Badgers are present within the tree and scrub
banks surrounding the site and may potentially use the site for foraging on
occasion. During the construction phase, mitigation is proposed requiring that all
excavations on site over 1m deep will be covered overnight or have a means of
escape for any Badgers that may investigate them. This will be detailed within the
CEMP document which is recommended as a condition. A repeat survey for the
presence of Badgers prior to the commencement of any site works with associated
mitigation/compensation measures (if required) has also been required by condition.

The site is located within a Cirl Bunting consultation zone however there are no
suitable habitats for the species within the development area. Suitable habitats
surrounding the site are to be retained and the Biodiversity Officer has confirmed
that there is unlikely to be any impact on these species.

The submitted information confirms that the trees and shrubs on the banks
surrounding the site are suitable for nesting birds but the site itself is sub-optimal for
nesting birds. The Biodiversity Officer agrees within this conclusion. It is proposed
that any pruning/removal of shrubs and trees on the periphery of the site will be
undertaken outside of bird nesting season and a condition has been included to
ensure this is the case.

The submitted information confirms that regular management/spraying of grassland
within the development site has rendered it unsuitable for foraging reptiles, but
reptiles may be present within the grassland and scrub habitat around the site. Itis
proposed that vegetation within the site will be maintained at short sward height to
limit the potential for reptiles to be present at the time of groundworks and avoid
harm to reptile species. This will be detailed within the CEMP document which has
been required by condition.

Policy EN8 of the Local Plan states that the Council will work to protect, enhance
and restore the biodiversity of the area through a series of measures. One of these
measures is to seek net increases in biodiversity in association with new
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development through habitat enhancement and creation, and through the
introduction of appropriate biodiversity offsetting measures.

Insufficient information had been provided as part of the application submission
which evidenced that the proposals will achieve a net gain in biodiversity or at the
very least a no net loss in development. Initial DEFRA 3.0 biodiversity metric
calculations indicated that the proposals will lead to a 46.06% net loss in
biodiversity units which included the details of onsite habitat creation. This,
however, was not unexpected given the undeveloped nature of the site as existing.
Recently information has been submitted to suggest that a net gain can be provided
on site through the inclusion of native species rich hedgerow and tree planting
(100% change in hedgerow units) and improvements to units of heathland and
scrub and grassland habitats (0.03% change in habitat units). This information is
currently being considered by the Biodiversity Officer and Members will be updated
at the Committee.

Subject to the consideration of comments from the Biodiversity Officer relating to
biodiversity net gain/no net loss and the inclusion of conditions to manage any
required uplift in provision, in line with the above, the proposals are considered
acceptable and in accordance with policies EN8, EN9, EN11 and KS1 of the Local
Plan.

Landscape and Heritage Considerations:

The site comprises of wooded copse and grassland and was historically a gravel
and sand pit which has now been restored. The site is edge of the settlement and
fairly rural in character. The site is located between the A380 and B3193 and
wooded areas.

The site falls within the Haldon Ridge and Foothills Devon Landscape Character
Area and abuts the Bovey Basin Devon Landscape Character area. The site is
within the Under Great Haldon Teignbridge landscape character area, the
Teignbridge Landscape Character Assessment considers this area to have
moderate visual sensitivity and high landscape character sensitivity. The overall
strategy for this area is conservation and enhancement. The Devon Landscape
Character Type for the area is 3B, lower rolling farmed and settled valley slopes.
The Devon Historic Landscape Character Type for the site is noted as quarries.

Policy EN2A of the Local Plan states that development will be sympathetic to and
help to conserve and enhance the natural and cultural landscape character of
Teignbridge, in particular in Areas of Great Landscape Value (AGLV) and within the
setting of Dartmoor National Park. It goes on further to state that development
proposals should conserve and enhance the qualities, character and distinctiveness
of the locality, where appropriate restore positive landscape character and quality,
protect specific features which contribute to local character and quality and maintain
landscape quality and minimise adverse visual impacts through high quality building
and landscape design.

Policy KS1 of the Local Plan refers to strategic landscaping measures to ensure
that the development respects the sensitivity of the existing landscape setting. The
supporting paragraph to this policy adds that the development should be designed
to take account of the setting and views, with appropriate landscaping to frame, not
hide, the structures. In addition it states that existing vegetation should be retained
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where possible and replaced where not and elements of green infrastructure should
be included to provide opportunities for habitat enhancement and recreation.

The submitted landscape analysis document describes the site as ‘a level
depression flanked by an embankment that wraps around the northern, eastern and
southern boundaries with an embankment forming a land drain that runs along the
western boundary’. It further notes that the topography of the site is as a result of
historic quarry works and subsequent remediation work.

The site is not located within any landscape designations but an AGLV abuts the
site to the north east and is located east of the site separated by wooded areas.
Within a kilometre of the site there are three grade 2 listed buildings to the north and
south, the Clay Pits Way cycle way and footpath, a public right of way to the north
and a bridle way to the east. Within 2km there is a grade 2* listed building to the
north, further grade Il listed buildings, registered parks and gardens to the north and
south east and the continuation of public rights of way and bridle ways. Beyond this
within 3km there is also a grade | listed building to the north and further grade 2 and
2* listed buildings and a scheduled monument to the north.

The submitted analysis states that ‘proposals should aim to retain and enhance the
existing landscape features and vegetation through appropriate management’ to
provide ‘a mature and robust landscape structure that will assist in softening views
of the proposed buildings from the wider landscape’. In addition it recommends that
‘planting of additional boundary hedges will contribute to enhanced wildlife corridors
to support biodiversity aims’.

Immediate views of the site from close viewpoints on Higher Sandygate lane are
obscured by existing heavy intervening vegetation and the landform of the site. A
new opening is proposed to serve the proposed footpath through the development
but given its position in relation to the position of buildings this opening is not
considered to result in a significantly different viewpoint to what currently exists. In
winter it is accepted that views of the units may be possible due to thinning
vegetation however such views will still remain partially obscured and a significant
change in views from the lane is not expected. The access point however will be
open and is relatively level in terms of landform and as such will provide
unrestricted views into the site and of the proposed units and the wider developed
site.

In relation to distant views of the site and in line with the findings of the submitted
analysis it is considered that these views of the site will be largely screened by
layers of intervening vegetation and landform’. Similarly to immediate views, it is
accepted that partially obscured views of the roofscapes of the units may be
possible in winter months due to thinning vegetation but this is unlikely to result in a
significant change to views.

The site is allocated for employment development and as such some change in the
appearance of the site is expected from viewpoints beyond the development site.
Further it is noted that, in supporting paragraphs to policy KS1, landscaping is
expected to frame the development and not hide it and therefore the change in
views from the access point to the site is not unexpected nor unacceptable.

The reference to strategic landscaping measures to ensure the development
respects the sensitivity of the existing landscape setting within policy KS1 is noted.
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However the existing vegetation and landform that surrounds the site is considered
to be sufficient as to limit the visibility of the site, limiting the impact of the proposals
on the wider landscape such that further landscaping beyond that already proposed
to mitigate the impact on ecology is not considered necessary.

The design of the building subject to the full application is typical of an industrial
building, being designed to meet the needs of the potential occupier being a large
single building. The materials are again typical of this type of building featuring grey
composite panels. Whilst not considered to be particularly unique as a design, the
use of grey panels will further help to limit its impact when the building will be visible
in views together with the orientation and window positioning which will restrict light
spill beyond the site.

A lighting scheme is proposed to mitigate the impact on ecology which will also limit
the impact on the landscape character of the site by maintaining dark corridors
beyond the developed area of the site and proposing time limited and low level
lighting options where possible. The positioning of car parking areas, proposed
vegetation and boundary treatments are also proposed to limit light spill beyond the
site. The impact of the development as a result of proposed lighting both from the
buildings themselves and external lighting is not considered to result in a significant
impact to the landscape character and appearance of the site and wider area.

As above, the AGLV abuts the site to the north east and is located east of the site
separated by wooded areas. The established landscaping/vegetation together with
the landform provides a buffer between the site and the AGLV. Planting is also
proposed to reinforce this buffer to the AGLV, including a new native hedgerow, tree
line and flower rich meadow grass. The greatest impact will be when viewed to and
from the site access where there is an existing break in vegetation and the land is
relatively flat. The impact here is not unexpected given the access is as existing and
by utilising this existing opening it prevents the need for the loss of vegetation
elsewhere on the site. Whilst it is acknowledged that there may be some impact on
the AGLYV at this junction, on balance it is not considered unacceptable nor would it
warrant the refusal of the application.

In line with the above and subject to the inclusion of conditions relating to
landscaping, lighting, the submission of details of proposed materials and no
external storage, the proposal is considered acceptable and in line with policy EN2A
of the Local Plan.

There are listed buildings, registered parks and gardens and a scheduled
monument located within 3km of the application site. In coming to this decision the
council must be mindful of the duty as set out in section 66 of the Planning (Listed
Buildings and Conservation Areas) Act 1990 to have special regard to the
desirability of preserving the listed building, its setting and features of special
architectural or historic interest which it possesses, and have given it considerable
importance and weight in the planning balance.

It has been noted previously that site is well enclosed by existing vegetation and the
surrounding landform bounds the site resulting in limited impact on the surrounding
character. This is similarly the case of these heritage assets. A viewpoint from the
closest heritage asset which is located north of the site is detailed within the
submitted landscape analysis. This shows that the site is of limited visibility and
whilst the form of the site will change as a result of the development the established
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intervening features suggest that this change will not be significant when considered
in relation to its impact on the character and appearance of the listed buildings,
registered parks and gardens (Ugbrooke Park, Lindridge Park and Stover Country
Park) and scheduled monument. The proposal is considered acceptable in relation
to these heritage assets and in line with policy EN5 of the Local Plan which requires
development proposals to protect and enhance the area’s heritage.

Concerns have been raised in the public representations received which relate to
the potential impact on the alignment of the Roman Road that lies to the east of the
application area as a result of the development. It is not clear within the application
submission as to whether the development is likely to have an impact on this
heritage asset and therefore the Senior Historic Environment Officer has requested
the inclusion of a condition requiring a written scheme of investigation for a
programme of archaeological work to be submitted and approved. The applicant
has agreed to the inclusion of this condition.

Design Considerations:

The supporting information to policy KS1 of the Local Plan states that development
should be designed to a high standard, including the design of buildings and
materials used in construction, as well and layout and design principles.

The layout of the site is such that the proposed buildings (both full and indicative for
the outline proposals) face inwards responding to the proposed access route
through the site and assisting in preventing light spill to the wooded areas to the
east. Landscaping is proposed to assist with biodiversity mitigation as well as
mitigating landscape impact and the overall appearance of the site. The proposed
development also includes an area for staff to sit outside and walk through to Higher
Sandygate towards the south of the site.

As noted above the design of the building subject of the full application is typical of
an industrial building. Materials proposed are Sinusoidal Kingspan Composite
Panels in Merlin Grey, Trapezoidal Kingspan Roof Panels in Shale Grey and
Microrib Kingspan Composite Panels in Goosewing Gray. No details are provided
for windows, doors or rainwater goods and it is recommended that these are
requested by a condition alongside details of materials.

The appearance, scale and layout of the outline element of the scheme has been
reserved for future consideration.

The unit subject of the full application has been designed to suit the end user and
the business it will facilitate. The position of openings, service bays and parking
have been somewhat dictated by the ecological considerations of this site. The
appearance, scale and layout of the units subject of the outline application will be
considered as part of a reserved matters application but the indicative plans details
a scheme which would be in keeping with the remainder of the site.

The design of the full application is considered acceptable and typical of its use, the
proposal is considered acceptable in relation to policy KS1 of the Teignbridge Local
Plan.

Carbon Reduction Considerations:
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The full application is supported by a Carbon Reduction Report which sets out a
strategy to re-use construction and demolition materials on site wherever possible,
or to responsibly dispose of those materials, to use locally sourced materials
wherever possible, to reduce the building’s operational energy usage and to
maximise the use of renewable energy. The strategy also includes a plan for the
provision of electric vehicle charging infrastructure.

The strategy confirms that the building subject of the full application exceeds the
48% reduction in emissions required by policy S7 of the Teignbridge Local Plan.

The report sets outs the measures that are being adopted to reduce carbon
emissions and include the following measures. The building has been orientated to
benefit from solar gain, glazing has been positioned to suit the internal space and to
avoid overheating and glare (as well as to reflect ecological considerations).
Artificial lighting is low energy and uses LED light sources. Natural ventilation has
been optimised through consideration of dominant wind directions and wind
catchers and passive ventilation will be used to take advantage of this further. The
proposed warehouse area has been split into ambient and chilled/frozen areas with
the ambient storage areas taking up 66% of the internal volume. Ambient areas are
proposed to have less insulation to avoid overheating in the summer and frost in the
winter. The building fabric has been designed to reduce heat losses and
refrigeration units have been designed to minimise thermal losses. Rainwater
harvesting has also been adopted. The roof has also been designed to allow for a
photovoltaic system to be installed. 10 electric car charging points have been
provided with additional infrastructure installed to allow for 70% of parking spaces to
be capable of electrical charging in the future. Cycling has also been encouraged
as a method of travelling to work through the inclusion of 30 bicycle storage spaces
and the inclusion of staff showers within the building.

The Council’s Climate Change Officer has been consulted on the revised Carbon
Reduction Strategy and Members will be updated on his comments at the
Committee. The Carbon Reduction Report submitted does however suggest
compliance with policies relating to carbon reduction contained within Teignbridge
Local Plan.

Flood and Surface Water Drainage Considerations:

The application site is located within Flood Zone 1 and this type of development is
considered ‘less vulnerable’ meaning that it is considered to be an appropriate land
use for this site. A Flood Risk Assessment (FRA) has been submitted in support of
this application.

The proposed surface water drainage strategy is to provide surface water
attenuation and long term storage through the use of SUDS to ensure downstream
flood risks are not increased. The proposed surface water drainage and attenuation
features are proposed to be of a size to accommodate runoff in the 1 in 100 year
return period storm with a 40% allowance for climate change. The submitted FRA
also confirms that the on-site attenuation for the development has been sized to
offer flood protection for the development, its downstream catchment throughout its
lifetime with a 40% allowance for climate change being adopted to present a worst
case scenario.
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During exceedance events beyond the 1 in 100 year return period storm, it is
proposed that runoff will overflow from the systems and away from primary access
and egress routes, towards areas of open green space and the conveyance swale
and attenuation features where any freeboard allowances can be utilised.

Concerns have been raised by the Ward Member relating to heavy storm events
and the impact of potentially contaminated surface water. In response to these
concerns, clarification has been sought from the Lead Local Flood Authority (LLFA).
They have confirmed that there will be no more runoff leaving the site as a result of
the development due to the provision of attenuation and the flow control device
which restricts flow back to greenfield rates. The provision of the swale, permeable
paving and an above ground attenuation basin will act as a treatment train thereby
removing any potential contaminants and pollutants in line with best practice
guidelines. The LLFA has confirmed that the SuDS strategy is in line with Devon
County Council’s SuDS for Devon Guidance (2017) and provides a good example
of a treatment train. The LLFA have raised no objections to proposed strategy and
requested the inclusion of a condition to assess the condition of existing culvert.

Subject to the inclusion of conditions recommended by the LLFA, the proposal is
considered to be in accordance with policy EN4 of the Teignbridge Local Plan being
located within flood zone 1 and due to the inclusion of an acceptable drainage
strategy.

Green Infrastructure:

Policy KS1 states that the development of the allocated site includes a network of
green infrastructure to improve accessibility by non-car transport modes and
provide connections with existing communities and routes including new or
improved off road walking and cycling routes. In addition it also notes the inclusion
of areas of green infrastructure providing opportunities for biodiversity enhancement
and informal recreation.

Policy HT3 of the Teignbridge Local Plan also refers to the Heart of Teignbridge
Green Infrastructure Strategy being supported including reference to specific
proposals. These include no net loss of green infrastructure through development
and creating a comprehensive network of walking and cycling routes for utility,
recreation and health promotion.

The proposals include areas of green space, footpaths through the development
and measures to encourage cycling including secure cycle storage and showers for
employees. Areas for biodiversity mitigation have also been incorporated to ensure
there is no net loss of habitat.

Green Infrastructure colleagues have noted that they would expect the site to
include cycle access provision and the improvement of pedestrian routes to ensure
adequate provision and for these to include lighting (whilst being mindful of the
biodiversity considerations). Reference is also made to secure and covered cycle
storage, the provision of showers and electric vehicle charging.

Whilst comments are awaited from the Biodiversity Officer, the DEFRA metric
suggests that the development ensures no net loss of biodiversity has occurred
through landscape mitigation and ongoing maintenance. Members will be updated
on comments from the Biodiversity Officer at the Committee.
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Improvements to pedestrian routes have been proposed as part of the development
and these have been discussed within earlier paragraphs. Efforts have also been
made to encourage cycling as a form of transport to and from the units through the
inclusion of secure and covered cycle storage and employee shower facilities. As
noted in earlier paragraphs no new cycle routes have been proposed as part of the
development. Despite the lack of new dedicated cycling routes as part of the
development, this is not considered to warrant the refusal of the application having
considered the existing routes available to and from the site and potential uptake for
cycling to and from this development being mindful of the location of the
development. As above, electrical charging facilities have been proposed as part of
the development. Conditions have been recommended to secure this provision.

On balance, the development is considered acceptable in relation to green
infrastructure and policies KS1 and HT3 of the Teignbridge Local Plan.

Minerals:

The application site lies within the Mineral Safeguarding Area for the sand and
gravel resource. It is noted that part of the sand and gravel quarry remains in
operation but has ceased from the application area. Policy M2 of the Devon
Minerals Plan allows for non-mineral development where there is no mineral
resource of economic value, and also where there is an overriding strategic need for
the non-mineral development. Paragraph 3.3.10 of the Devon Minerals Plan
suggests that the allocation of a site in an adopted development plan will normally
be considered as an overriding strategic need.

The site is allocated for development within policy KS1 of the Teignbridge Local
Plan. In light of this allocation and in the absence of any remaining mineral
reserves within the site, in line with comments from Devon County Council as the
Mineral Planning Authority, the development is considered to be accordance with
Policy M2 of the Devon Minerals Plan and is therefore considered acceptable. The
Devon Stone Federation have raised no objections to the proposal.

Waste:

The application site is within the Waste Consultation Zone. Paragraph 8 of the
National Planning Policy for Waste and Policy W4 of the Devon Waste Plan
requires major development proposals to be accompanied by a Waste Audit
Statement to that waste generated by the development during both its construction
and operational phases is managed in accordance with the waste hierarchy.

The application is not supported by a Waste Audit Statement and it is therefore
recommended that a condition is included to require its submission prior to the
commencement of the development. For the outline element of the development, a
Waste Audit Statement will be required at reserved matters stage. Conditions for
both parts of the application have been included.

The application site lies partially within the Waste Consultation Zone associated
with the Heathfield complex of waste management facilities. Policy W10 of the
Devon Waste Plan seeks to protect waste management capacity by avoiding
constraint by non-waste development. In line with comments from Devon County
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Council as Waste Planning Authority, the proposed development is commercial in
nature and will be in excess of 400m from the closest waste management facility
and therefore it is considered that no constraint of the waste management facilities
will occur as a result of the development.

Policy KS1 of the Teignbridge Local Plan suggests that the development allocation
includes investigating the potential of the site to connect to any energy recovery
facility that might be located at the Heathfield Landfill site. The application
submission does not include any information to suggest that this forms part of the
proposal. Part 2(c) of Policy W6 of the Devon Waste Plan identified an area of land
south of Heathfield Landfill site as a Strategic Energy Recovering Location however
Devon County Council as Waste Planning Authority have confirmed that they are
not aware of any proposals in the pipeline for such a facility. Whilst they also note
that a waste management company might bring this forward in the future, it is
considered that it would not be reasonable to request that the applicant explore this
further in this instance.

Subject to the inclusion of conditions, the proposals are considered acceptable in
relation to waste management and are in accordance with relevant policies of the
Devon Waste Plan.

Environmental Health and Residential Amenity:

The application site formed part of a gravel and sand quarry and as such the site
has potential for a number contamination sources including the backfilled quarry pit.
A Desktop and Ground Investigation Contaminated Land Assessment has been
submitted in support of the application. The Desktop Preliminary Human Health
and Environmental Risk Assessment found that the site has a moderate risk from
contamination present beneath the site, a negligible risk from migration of radon
gas, a low risk from migration of landfill gas and a moderate risk from migration of
ground gas. This Assessment concluded that the overall risk was moderate and
therefore recommended that a Ground Investigation Assessment be undertaken
and include site specific soil chemical testing in order to determine ground
conditions, soil chemistry and any environmental liability associated with the site. A
Ground Investigation Assessment was submitted at the same time and confirmed
that whilst there were no elevated levels of contaminants across the site, no
remediation was required and that there was low risk to the aquatic environment, a
further 5 carbon dioxide monitoring visits were recommended to fully assess the
risk of gas migration. The Assessment also made recommendations relating to the
construction and engineering methods. Following comments from Environmental
Health, the additional gas monitoring was completed and confirmed that the site is
classed as very low risk for gas migration.

In response to the most recent Ground Investigation Report, the Environmental
Health Officer confirmed that he had no objections to the application. Conditions
have been recommended relating to the reporting of unexpected contamination and
development proceeding in accordance with the recommendations of the submitted
Contaminated Land Assessments. Subject to the inclusion of conditions, the
proposal is considered acceptable in accordance with policy EN7 of the Teignbridge
Local Plan.

Environmental Health have also been consulted in relation to the impact of noise.
Conditions have been recommended that relate to noise levels arising from the
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operation of plant and machinery not exceeding a continuous sound pressure level
(LAeq 5dB) above background noise level (LA90), restrictions on construction
working hours. Comments have been made in relation to the need for technical
details relating to mechanical power generation and a noise impact report for the
construction phase. A Construction Method Statement has been requested which
will include matters relating to noise which can include an assessment of noise and
as such a separate condition isn’t considered necessary. The request for technical
details of mechanical power generation can be requested by condition. Conditions
has also been included relating to waste disposal and illumination.

A condition has also been requested in relation to hours of operation and whilst
noted, this is not considered necessary in light of the other conditions imposed
which are considered sufficient in terms of noise control and protecting residential
amenity. The powers afforded by Environmental Health legislation in relation to
noise nuisance are also noted and therefore such a condition is not considered
necessary in this instance.

Subject to the inclusion of conditions and with consideration of comments from
Environmental Health, the proposal is considered acceptable in relation to impact
on health, safety and residential amenity in accordance with policy S1 of the
Teignbridge Local Plan.

Having considered the distance from residential properties and the existing

landform and vegetation that surrounds the development site, the proposals are not
considered to result in any serious detriment to residential amenity by reason of loss
of light, privacy or by reason of being unduly dominant or overbearing.

Other Matters:

Concerns have been raised in comments from Kingsteignton Town Council
regarding the date at which the site notice was put up at and around the site. The
site notice was placed at the site on the 28™ April 2021 and the date of expiry was
the 29" May 2021. An advert was also placed in the local newspaper on the 7t
May 2021 stating the same expiry date of the 29" May 2021.

Concerns were raised regarding the lack of public consultation by the applicants
prior to the application submission to the Local Planning Authority. Whilst these
concerns are noted they would not warrant the refusal of the application. Since its
submission to the Council, statutory consultation has taken place with opportunity
for the public to make representations about the application. To date 6
representations have been received.

Conclusion Summary:

To conclude the proposal is for employment development within an allocated site for
employment uses in accordance with policy KS1.

The site is towards the edge of the settlement of Kingsteignton and the road
network is somewhat typical of its location. Whilst measures have been proposed
to encourage sustainable modes of transport, owing to its location and the type of
employment uses proposed, a larger proportion of car and commercial vehicle use
is anticipated than might be otherwise preferred within local policy. Whilst this is
recognised as an issue within the recommendation, the benefits of job creation on



4.37.

4.38.

4.39.

4.40.

4.41.

an allocated site within settlement boundaries is given significant weight within the
decision making process. Having considered such benefits, in addition to the
measures put forward within the application submission to encourage uptake
amongst employees of sustainable modes of transports and the future proofing of
the site through additional ducting for increased levels of electric vehicle charging
bays, the lack of dedicated continuous off road cycle route and pedestrian route
provision to both nearby settlements is not considered to warrant the refusal of the
application. It is also noted that if and when the passive EV provision to progressed
to a full provision of EV charging bays then this site could be capable of facilitating a
higher proportion of staff and visitor trips by sustainable modes of transport and that
the final travel plan, as required by condition could further encourage such uptake
beyond that demonstrated within the application submission.

With consideration of the road network and the routes to and from the site, the road
conditions would be expected to draw the vehicle user to and from the site via the
private road to the B3193 which is within the control of the applicant avoiding Higher
Sandygate. Current highway restrictions would restrict use of Higher Sandygate by
larger vehicles and this will remain in situ. Whilst domestic vehicles and smaller
commercial vehicles would not be restricted to only the private road, the number of
vehicle trips associated with the development are not considered to be harmful to
highway safety or residential amenity. Subject to conditions and consideration of
comments from the Highways Officer, other highway matters are considered
acceptable and in accordance with local policy including parking levels, cycle
storage and EV charging bay levels.

Within the Appropriate Assessment HRA, Teignbridge District Council, as
competent authority has concluded that, provided the mitigation measures are
secured there will be no adverse effect on the integrity of the South Hams SAC or
Dartmoor SAC alone or in combination with other proposals or projects. Other
mitigation measures can be secured by condition to ensure other protected species
are protected. Matters of biodiversity net gain/no net loss remain under
consideration but information submitted suggests compliance with the relevant local
policies. Members will be updated on this at the Committee.

The design of the proposals subject of the full application are considered acceptable
and the design, scale and layout of the proposal subject of the outline application
will be considered at reserved matters stage. Matters relating to landscaping,
layout and scale are considered acceptable subject to conditions as set out
previous paragraphs.

Subject to conditions, matters relating flood risk and surface water drainage are
considered acceptable and in accordance with local policy. Conditions have been
imposed in relation to noise and unsuspected contamination and the proposal is
considered acceptable in relation to these matters. Carbon reduction measures
have been put forward and suggest a policy compliant scheme. Comments are
awaited from the Council’s Climate Change Officer and this recommendation is
subject to consideration of these comments.

To conclude and as above, subject to conditions and consideration of comments
from consultees, on balance the proposal is considered acceptable and therefore
recommended for approval.

POLICY DOCUMENTS



5.1.

5.2.

5.3.

5.4.

Teignbridge Local Plan 2013-2033

STRATEGY POLICIES

S1A Presumption in favour of Sustainable Development

S1 Sustainable Development Criteria
S2 Quality Development

S3 Land for Business, General Industry and Storage and Distribution

S5 Infrastructure

S6 Resilience

S7 Carbon Emission Targets
S9 Sustainable Transport
S11 Pollution

STRATEGY PLACES

S15 Kingsteignton

PROSPEROUS ECONOMY

EC1 Business Development

WELLBEING - INFRASTRUCTURE

WEL11 Green Infrastructure

QUALITY ENVIRONMENT

EN2A Landscape Protection and Enhancement
EN3 Carbon Reduction Plans

EN4 Flood Risk

EN7 Contaminated Land

EN8 Biodiversity Protection and Enhancement
EN9 Important Habitats and Features

EN10 European Wildlife Sites

EN11 Legally Protected and Priority Species
EN12 Woodlands, Trees and Hedgerows
HEART OF TEIGNBRIDGE

HT1 Heart of Teignbridge — Movement
HT3 Heart of Teignbridge — Green Infrastructure

KINGSTEIGNTON
KS1 Sands Copse
Devon Waste Plan
National Planning Policy Framework

National Planning Practice Guidance



6.

CONSULTEES

Full details of all comments received are available on the application file

6.1.

6.2.

6.3.

6.4.

6.5.

6.6.

Natural England (18" October 2021):

‘Your appropriate assessment (AA) concludes that Teignbridge District Council is
able to ascertain that the proposal will not result in adverse effects on the integrity of
the South Hams SAC. Having considered the assessment, and the measures
proposed to mitigate for all identified adverse effects that could potentially occur as
a result of the proposal, Natural England advises that we concur with the
assessment conclusions, providing that all mitigation measures specified in the AA
are appropriately secured by conditions in any planning permission given.’

Devon County Council Lead Local Flood Authority (51" May 2021):

No in-principle objections to the above planning application, from a surface water
perspective. If the Planning Officer is minded to grant planning permission in this
instance, pre-commencement conditions are requested relating to detailed drainage
design, proposals for adoption and maintenance of the permanent drainage system,
details of how exceedance flows will be managed and a detailed assessment of
condition and capacity of the downstream culvert relating to the outline and full
applications.

In summary, the proposed surface water drainage strategy will provide a betterment
over the existing scenario.

Devon County Council Highway Authority (61" May 2021):
... All efforts should be taken to discourage vehicles from using Higher Sandygate.

The existing staggered crossroads which are formed by the quarry entrance and the
junction of the private road with Higher Sandygate will be reconfigured to reflect
future traffic flows to the site. The route from the private road will form the main
through road, with Higher Sandygate forming two T-junctions with the access road.
Further details of this arrangement are required along with the Stage 1 and 2 safety
audits. The applicant will need to enter into a Section 278 Agreement with DCC to
undertake these works.

... There is no change to the pedestrian and cycling provisions heading towards
John Acres Lane and the B3193. As this is the main route traffic will be directed a
‘shared surface’ arrangement isn’t appropriate and further provisions must be
provided for both pedestrians and cyclists. There is also no street lighting at
present and the provision of this would help to make all users feel safer and more
likely to use this route.

Parking accumulation analysis indicates that the proposed level of parking on site
will be more than sufficient to meet the needs of the development. This will prevent
overspill parking into local residential areas.



6.7.

6.8.

. Itis concluded that the existing highway network would satisfactorily
accommodate the additional traffic arising from the proposed development without
any severe impacts.

A Framework Travel Plan has been provided, setting out measures to promote the
use of sustainable forms of transport for journeys to and from the site. These
measures are expected to minimize the residual cumulative traffic impact of the
development further.

The Highway Authority requires further details of the proposed junction realignment
works; the Stage 1 and Stage 2 safety audits; and further details of pedestrian/cycle
improvements, before a recommendation can be made.

Devon County Council Highway Authority (15t October 2021):

No further details of the junction realignment have been forthcoming and the
following issue was raised, along with a recommendation, in the safety audit;

“The Audit team note from the drawing that a new double bend will be formed
between the site access and the private road which will also incorporate junctions
with Higher Sandygate to the north and south of the double bend. Given the
prevailing speed limit on Higher Sandygate the Audit team are concerned that
forward visibility from both approaches through the double bend could be
inadequate.”

“The proposed double bend should provide adequate forward visibility for the
prevailing speed limit or alternatively it should be based on the measured 85t
percentile speed of Higher Sandygate. Additionally, the proposed double bend
system should be provided with adequate traffic signage in accordance with The
Traffic Signs Regulations and General Directions 2016.”

The required forward visibility will need to be proven and provided at Section 278
stage.

A technical note has been prepared to provide additional information on the walking
and cycle infrastructure to the proposed development site at Higher Sandygate. It
states that “none of the settlements to the north are located within 2km — the
distance that Manual for Streets states is most likely the upper limit that walking
would replace vehicle trips."

“In addition to this, there is no continuous footway link between these developments
and Kingsteignton. Pedestrians are vulnerable road users, and for individuals to
walk between Chudleigh, Chudleigh Knighton or Bovey Tracey would require them
to walk along existing busy, unlit roads which do not have footway provision. “

“It is therefore considered that no individuals would walk from these settlements to
the north to the development site. “

“From the south there is a good network of footways and quiet shared space routes
to allow sustainable active travel access from Kingsteignton and Higher Sandygate.
Higher Sandygate is around a 10-minute walk (800m) from the development site. “



6.9.

6.10.

6.11.

6.12.

The Highway Authority is in general agreement with these statements.

The Highway Authority is satisfied that drawing NPA 10249 001 PREO4 shows that
the links to the public Highway are under the applicant’s control.

Drawing 01/PHL-103 Rev C, and associated safety audit, show the proposed link
back towards Higher Sandygate. Given the number of accesses and the width of
the road, the Highway Authority accepts this limited solution. The Highway Authority
had concerns over pedestrian having to walk in the road, but this hasn’t been raised
as an issue by the safety auditors. That being said the scheme could benefit from
an addition “pedestrians in road” sign to the north of where the proposed site
footpath is to egress onto Sandygate Lane.

Tactile paving will need to be added to the final design, but this can be dealt with at
the Section 278 stage.

Subject to the developer first entering into an appropriate agreement to provide, at
their own expense, prior to the occupation of any of the units hereby approved, the
works necessary to provide access and improve pedestrian connectivity to the site
all as generally shown on drawings 01/PHL-103 Rev C and 01/PHL-101 Rev A.

The Head of Planning, Transportation and Environment, on behalf of Devon County
Council, as Local Highway Authority, recommends that the following conditions
shall be incorporated in any grant of permission.

Submission and approval of a Construction Management Plan
Provision of access in accordance with 01/PHL-101 Rev A
Provision of highway works prior to occupation

Submission of details relating to highway works

rwNE

Additional Comments Awaited.

Devon County Council Mineral Planning Authority (28" April 2021):

In conclusion, Devon County Council has no objection in its role as Mineral
Planning Authority.

Devon County Council Waste Authority (28" April 2021):

In conclusion, Devon County Council has no objection in its role as Waste Planning
Authority subject to waste audit statements being secured through appropriate
conditions in the event of permission being granted

Additional Comments (26'" May 2021):

Part 2 (c) of Policy W6 of the Devon Waste Plan identifies an area of land south of
Heathfield landfill site as a ‘Strategic Energy Recovery Location’.

However, at this stage, there have been no proposals for an energy from waste
plant at the site and Devon County Council as Waste Planning Authority are not
aware of any proposals in the pipeline for such a facility. This is not to say that a
waste management company might bring a facility forward in future, but as Waste



6.13.

6.14.

Planning Authority Devon County Council have no certainty on that. In this context,
it is considered reasonable for the applicant not to explore (f) of Policy KS1 of the
Teignbridge Local Plan, that refers to the investigation of the potential for the site to
connect to any energy recovery facility that might be located at Heathfield Landfill
site, further.

Devon County Council Archaeology (17" June 2021):

The Historic Environment Team have recommended a condition relating to the
implementation of archaeological work in accordance with a written scheme of
investigation (WSI). The condition is to ensure that the archaeological works are
agreed and implemented prior to any disturbance of archaeological deposits by the
commencement of preparatory and/or construction works.

Biodiversity Officer (29" September 2021):

The report identifies a number of GHB corridors which need to be kept dark
throughout the operation of the site and also lengths of hedgerow planting to
strengthen certain boundaries. A CEMP will be submitted and agreed with the
Local Planning Authority, which will include details of environmental protection
throughout the construction phase. The following CEMP principles will be adhered
to in the submission of a CEMP document:

1. Provision of protective fencing

2. No night working or if necessary, no lighting of the identified GHB flyways
3. Pollution prevention measures to be employed to ensure no pollution on
important bat flyways.

GHB flight lines to be maintained along the boundaries by design and orientation of
the development and the establishment of a new hedge and inclusion of high
opacity landscape fabric in specific locations.

A sensitive lighting design is proposed, supported by modelling to mitigate the
impact of light spill from the buildings on the site.

The production of an Ecological Monitoring Strategy by condition including light
monitoring.

The HRA concluded that providing mitigation measures are secured by condition,
there will be no adverse effect on the integrity of the South Hams SAC alone or in
combination with other proposals or projects.

Comments and recommendations for conditions in relation to Bats, Dormice, Great
Crested Newts, Badger, Cirl Buntings, nesting birds and reptiles have also been
provided.

This project has been subject to an appropriate assessment for which the
competent authority has concluded that with proposed mitigation measures in
place, there would be no adverse effect on integrity on the South Hams SAC.



6.15.

6.16.

6.17.

Additional Comments Awaited
Green Infrastructure Officer (14" September 2021):

These comments relate to sustainable travel and do not encompass other Gl
elements.

1)

2) Noting ecology considerations, all opportunities for lighting the pedestrian
and cycle routes incorporated that’s of an appropriate colour spectrum level
and level of luminosity are expected.

3) Whilst Kingsteignton is the nearest settlement, there are communities to the
north and west of the site (including Chudleigh and Chudleigh Knighton) from
which employees could commute by sustainable modes and we would want
to see pedestrian and cycle access from the northern boundary of the
development provided.

4) Where the application refers to provision of secure cycle facilities it should
confirm that covered, convenient and visible facilities will be provided. As
with the vehicular traffic assessment, it should also provide for sufficient cycle
spaces per employee in a manner that is informed by a robust assessment of
current and future needs.

5) Infrastructure for cyclists also includes shower and changing facilities and a
commitment to deliver of these facilities for employees is expected. This will
help to demonstrate that appropriate opportunities to promote sustainable
transport modes have been taken up.

6)

Environmental Health Climate Change (11" June 2021):

Before works commence on each development phase, the applicant will need to
evidence what measures will be implemented to:
e Mitigate carbon emissions associated with the use and disposal of materials
on site including ground workings and construction wastes and
¢ Increase the use of locally sourced or recycled materials where appropriate
to reduce embodied carbon emissions. This applies to all elements covered
by the hybrid application including access roads, carparks, hard standings
and buildings.

Initial proposals set out in the carbon reduction plan indicate that the first building
covered by the Full Planning Application will meet or exceed a 48% reduction in
emissions relative to the 2006 building regulations. A condition should be secured
against the application to ensure that all phases of development (covered by the full
and outline elements of the application) achieve a minimum 48% reduction in
emissions, as the development is built up in further detail, the applicant is advised to
follow the energy hierarchy and adopt measures in the order of: building fabric
energy efficiency, energy efficient equipment, low carbon heating and low carbon
power. Improvements in the building fabric efficiency should target the notional
building specification.

The carbon reduction plan and transport plan submitted with the application don’t
appear to include provisions of electric vehicle charging. Each building should be
equipped with at least one ‘active’ EV charging bay plus a further one in five bays
being made ‘EV ready’. A condition should be secured to achieve this.



6.22

6.23.

6.24.

6.25.

Additional Comments (11" October 2021):

The carbon reduction plan shows that the current design delivers a 25% reduction
in emissions relative to Part L2A 2013, which is a welcome step. The design
appears to rely on a solar PV system to offset carbon emissions from gas-fired
heating and other sources of energy consumption. Given that the grid-supplied
electricity has decarbonised significantly since Part L 2013, in reality the carbon
reduction generated from the solar PV system will be less than the emissions
stated in the accompanying SAP calculations, as such, this approach is not
considered good practice; as an alternative, | would encourage the applicant to
increase building energy efficiency standards by targeting the notional building
specification under Part L2A; this would demonstrate steps following the energy
hierarchy and compliance with Policy 6(c), as raised in the initial climate change
consultation response.

Regarding the updated proposals for EV infrastructure, provision of EV charging in
ten bays is a welcome proposal, however the coverage of EV charging will need to
be increased, to ensure that at least one EV charge point is installed per
construction phase plus the provision of “Passive” EV charging infrastructure in at
least one in five car parking bays (20%) including disabled bays. The minimum
specifications for EV charging infrastructure are set out in the initial climate change
consultation. A condition is recommended to secure this infrastructure.

Additional Comments Awaited:
Environmental Health Noise (20" May 2021):

The close proximity of residential dwellings to this proposal means that complaints
of noise nuisance are likely to be received, with particular reference to noise and
light intrusion.

éhould the application be approved the following conditions are recommended:

Noise levels arising from the operation of plant and machinery should not exceed a
continuous sound pressure level (LAeq 5dB) above the background noise level
(LA90) prevailing at the time over any 15 minute duration, at the facia of the nearest
noise sensitive dwellings

During the construction phase works that are likely to give rise to significant levels
of noise, including vehicle movements should be restricted to the following hours

0800-1800 Monday- Friday
0800-1300 Saturday

There should be no works carried out which create significant levels of noise
outside of these times, on Sundays, or on Bank Holidays.

Waste arising from the clearance of the site should be disposed of by alternative
means other than by burning.

6.26. Environmental Health Contaminated Land (19" April 2021):



6.27.

6.28.

6.29.

7.

7.1

Additional Comments (20" August 2021):
No further concerns and no objections to the application.
Designing Out Crime, Police Architectural Liaison Officer (9" April 2021):
Provided design feedback / comments
Devon Stone Federation (28" June 2021):
No objection.
REPRESENTATIONS
6 representations have been received (4 comments, 2 objections). Issues raised:

¢ Queries regarding what will be done to protect Sandygate / Higher
Sandygate and highway access, safety and usage

¢ Request for additional 7.5t weight limit restriction signage at Sandygate
roundabout and no access to new development signage

e Request for confirmation that private road will be available in perpetuity for
use by new development

e Concerns that there are no existing footpaths along Higher Sandygate lane to
the development so employees and visitors to site will be encouraged to
drive

¢ Queries regarding the number of parking spaces available

e Concerns regarding light and disturbances to nearby residents at night

e Concerns regarding surface water run off and the impact on the Ugbrooke
Stream

e Issues relating to the need for archaeological investigation and concern for
the Roman Road

e Concerns regarding the loss of recreation space and impact on flora

e Suggestion that the land be returned to natural woodland

8. TOWN /PARISH COUNCIL’S COMMENTS

8.1.

8.2.

8.3.

Kingsteignton Town Council:

30™ April 2021: No objection, subject to some of the issues we have pointed out,
need to be taken into account.

CAT B Mitigation as a Town Council

Access should be from Clay Pits Way

Ecology issues — the loss of natural habitat (Greater Horseshoe Bats)

Light pollution

Pollution from excess traffic

Local plan KS3 concerns

4t June 2021: We would like to make the following observations on the above
planning application:



Consideration to be given to the fact that this application could provide up
to 500 jobs

R D Johns will take over one unit and they employ 200 members of staff.
Would all jobs with R D Johns be new or the same as at their present
premises in Newton Abbot. We know nothing about the remaining units
Distribution hubs will add noise, light and air pollution to an areas of
Kingsteignton already under pressure from increased traffic flow.

The Town Council need to know more facts and figures i.e. what sort of
work — warehouse, admin etc., rate of pay being offered and whether
being offered a zero hour contract or contract giving hours.

There has not been a detailed consultation, it has not been widely
consulted on and none of the residents nearby have been consulted.

Site notice re planning application was not in place on the day it should
have been.

The whole of the summer should be spent carrying out surveys on the
Bats and traffic etc. The traffic survey was taken in December, 2020,
with the Country in Lockdown and the schools on holiday and the Bat
survey was taken at a time when no bats are around.

Biodiversity Assessment was carried out at the wrong time of year and
assessment is very poor

There are not just bats in this location but also dormice, newts, a herd of
wild deer

Lighting on site could be harmful to bats, if too bright, and other wildlife.
Will the hedgerow be preserved

There are various Orchids on this site, which should be protected

A lot of work is needed to be carried out before the building can go ahead
Devon Wildlife Trust should be asked to assess the site

Main access to R D Johns runs along the hedge bank. Will this be
removed to enable access? Also how many trees will be removed as this
will all affect habitat in this area.

Identification of vegetation needs to be obtained. There is an ancient
lane in this area which will require an Archeological Report.

Information on contaminated land required as there are unanswered
guestions as to why this area is so high. Reports of CO2 rising from the
ground than would be expected.

This application should be held up as there are weaknesses. Clarity and
clarification required

What is this site infilled with and who filled it in?

There were recommendations for this site to be turned into a Wildlife and
Eco Park, but these vaporized.

Tests should be carried out on the bund to ascertain what is likely to be
buried in this site.

There are too many questions not answered in enough detail

Highways are unimpressed as not sufficient preparation to protect
walkers and cyclists. The road through Higher Sandygate is used by a
lot of people.

Concern over gqueues of traffic already seen from Newbridge turning right
onto the B3193. Concerns of Air Pollution, noise and fumes which need
to be monitored along Clay Pitt Road. This will be increased if this new
site continues due to increase traffic levels.

Suggest additional testing equipment be installed in this area



Traffic survey to be carried out.

Concern for Bats as traffic will cause havoc.

Request for traffic flow count to be carried out in this area

Request more work on what is going to happen on this site.

How warehouse will blend into the habitat

e Take into consideration that the owner of this piece of land also owns
the land the other side of the road

e Land near the Roman Road has been disturbed less and the old land is
very ancient and Devon Archeological Society may like to carry out a
quick survey

e How will disposal of materials be dealt with.

¢ Unclear what is being done to protect everyday green space

e Carbon calculations should be carried out — what sort of heating being

used in buildings; impact of a large carpark; whether workers using cars

to get to work will be taxed; whether only electric vehicles should be

allowed on site, car sharing

The Town Council are concerned that there are too many unanswered
questions for this application to proceed at this present time.

9. COMMUNITY INFRASTRUCTURE LEVY

9.1.

9.2.

Full Application: The CIL liability for this development is Nil as the CIL rate for this
type of development is Nil and therefore no CIL is payable.

Outline Application: This is an outline application. CIL liability will be calculated
when the reserved matters application is submitted, employment floorspace is zero
rated and therefore no liability is expected.

10. ENVIRONMENTAL IMPACT ASSESSMENT

10.1.

10.2.

This application has been screened under the Environmental Impact Assessment
Regulations 2011 and the Council’s Screening Opinion is considered to be negative
as set out in the Screening Opinion decision letter and proforma

In determining this planning application, the Local Planning Authority has taken into
consideration the Environmental Statement submitted with the planning application
and also all of the consultation responses and representations received, in
accordance with Regulation 3 (4) of The Town and Country Planning
(Environmental Impact Assessment) Regulations 2011.

11. CARBON/ CLIMATE IMPACT

11.1.

11.2.

The full application is supported by a Carbon Reduction Report which sets out a
strategy to re-use construction and demolition materials on site wherever possible,
or to responsibly dispose of those materials, to use locally sourced materials
wherever possible, to reduce the building’s operational energy usage and to
maximise the use of renewable energy. The strategy also includes a plan for the
provision of electric vehicle charging infrastructure.

The strategy confirms that the building subject of the full application exceeds the
48% reduction in emissions required by policy S7 of the Teignbridge Local Plan.



11.3. The report sets outs the measures that are being adopted to reduce carbon

11.4.

emissions and include the following measures. The building has been orientated to
benefit from solar gain, glazing has been positioned to suit the internal space and to
avoid overheating and glare (as well as to reflect ecological considerations).
Artificial lighting is low energy and uses LED light sources. Natural ventilation has
been optimised through consideration of dominant wind directions and wind
catchers and passive ventilation will be used to take advantage of this further. The
proposed warehouse area has been split into ambient and chilled/frozen areas with
the ambient storage areas taking up 66% of the internal volume. Ambient areas are
proposed to have less insulation to avoid overheating in the summer and frost in the
winter. The building fabric has been designed to reduce heat losses and
refrigeration units have been designed to minimise thermal losses. Rainwater
harvesting has also been adopted. The roof has also been designed to allow for a
photovoltaic system to be installed. 10 electric car charging points have been
provided with additional infrastructure installed to allow for 70% of parking spaces to
be capable of electrical charging in the future. Cycling has also been encouraged
as a method of travelling to work through the inclusion of 30 bicycle storage spaces
and the inclusion of staff showers within the building.

The Council’s Climate Change Officer has been consulted on the revised Carbon
Reduction Strategy and Members will be updated on his comments at the
Committee. The Carbon Reduction Report submitted does however suggest
compliance with policies relating to carbon reduction contained within Teignbridge
Local Plan.

12. HUMAN RIGHTS ACT

12.1.

The development has been assessed against the provisions of the Human Rights
Act, and in particular Article 1 of the First Protocol and Article 8 of the Act itself. This
Act gives further effect to the rights included in the European Convention on Human
Rights. In arriving at this recommendation, due regard has been given to the
applicant's reasonable development rights and expectations which have been
balanced and weighed against the wider community interests, as expressed
through third party interests / the Development Plan and Central Government
Guidance.

Business Manager — Strategic Place



